
MEMORANDUM 
 
 
TO:   Melinda Coleman, City Manager     
 
FROM:  Michael Martin, AICP, Economic Development Coordinator  
    
DATE:   July 20, 2016 
 
SUBJECT: Consider Approval of Design Plans, Koob Moo Spiritual Center, 1205 Gervais 

Avenue East 
 
 
Introduction  
 
Russ Karasch of Keystone Design Building, representing Koob Moo Funeral Chapel, is 
proposing a 9,333 square foot funeral home building on the vacant lot at 1205 Gervais Avenue 
East. The city requires design review for all commercial building projects built in Maplewood. 
 
 
Discussion 
 
Building Design and Site Plan 
 
The proposed building and parking lot meets setback requirements.  The proposed structure will 
be constructed with lap siding and rockface cement block. The trash enclosure is proposed to 
be located on the north side of the site. It is recommended design details of the trash enclosure 
be submitted to staff for approval. The enclosure needs to be sized to hold both trash and 
recycling containers.  
 
Staff feels the applicant should be required to enhance the design of the building. Staff 
recommends the applicant be required to add either brick or stone to the front elevation which 
should also wrap around to a portion of the side elevations. This would be consistent with 
design standards established by the building immediately to the east and to the north and other 
nearby buildings. The applicant should also be required to either add larger windows to the front 
elevation or other architectural elements. In addition, the applicant should be required to add 
architectural elements to the roof area on the front elevation as is a very large expanse – this 
could include expanding the size of the two canopy areas.  
 
Landscaping 
 
The applicant’s landscape plan is also minimal and sparse. The landscape plan proposes 13 
trees of a single tree.  The plan should be revised to show at least three different species of 
trees as recommended by the city’s environmental planner. Planting details for the ponding area 
also need to be submitted to staff prior to receiving a grading or building permit.  
 
Parking Lot 
 
This project requires 79 spaces for this project. The office portion of the building requires 12 
spaces and the public assemblage portion requires 67 spaces. The applicant is proposing to 
provide 112 parking spaces which exceeds the city’s requirements. The city has experienced 



 
 

parking shortages with this type of use in other areas of the city. If parking becomes an issue, 
the applicant may be required to work out overflow parking agreements with nearby properties. 
The use of this property will be focused on the weekends which should alleviate some of the 
parking concerns.  
 
  
Department Comments 
 
Building Official 
 
Jason Brash, building inspector, commented the applicant will need to meet the following 
requirements:  

 
1. Build per 2012 IBC, 2012 IMC, 2012 IFGC, 2014 NEC, 2012 Minnesota State Plumbing 

Code, 2015 Minnesota State Building Code 1323 Commercial Energy Code 2012 IECC, 
2015 Minnesota State Building Code with ANSI A117. 1-2009 accessibility rules. 

 
Assistant Fire Chief 
 
Butch Gervais, assistant fire chief, commented the applicant is required to provide fire protection 
with monitoring fire department lock box and must have all permits pulled and on site. Work 
shall be done by a licensed contractor 
 
Engineer 
 
Refer to the engineering report from Jon Jarosch, staff engineer.  The applicant would need to 
comply with Mr. Jarosch’s conditions as stated in his report. 
 
Police  
 
Chief Paul Schnell expressed some concerns with the potential of parking shortages for this 
site.  
 
 
Budget Impact 
 
None. 
 
 
Recommendation 
 
Approve the plans date-stamped July 15, 2016 for the proposed building, site and landscaping 
plans for 1205 Gervais Avenue North.  Approval is subject to the following conditions: 
 
1. Approval of design plans is good for two years.  If the applicant has not begun construction 

within two years, this design review shall be repeated.  Staff may approve minor changes to 
these plans. 
 

2. The applicant shall comply with the conditions noted in the engineering report by Jon 
Jarosch dated July 14, 2016. 

 



 
 

3. The applicant shall submit to staff for approval design plans for the trash enclosure.  The 
trash enclose must be large enough for both the trash and recycling containers.  

 
4. The applicant shall submit to staff for approval a revised landscaping plan showing at least 

three species of trees to be planted on site and a detailed planting plan for the ponding area.  
 

5. The applicant shall submit to staff for approval revised building elevations incorporating brick 
or stone on the front elevation, wrapping to the sides of the building and adding architectural 
elements to the lap siding and roof area of the front elevation.  

 
6. If a parking shortage develops, the applicant shall be required to execute parking 

agreements with neighboring properties to serve as overflow lots.  
 
7. The applicant shall provide an irrevocable letter of credit or cash escrow in the amount of 

150 percent of the cost of installing the landscaping, before getting a building permit. 
 
 



 
 

Reference Information 
 
Site Description 
 
Site size:  2.37 acres 
Existing land use:  Vacant   
 
Surrounding Land Uses  
 
North:  Audi Dealership  
South:  Metcalf 
West:  SP Richards Company  
East:  Imprint Enterprises 
 
Planning 
 
Land Use Plan designation:  C (commercial) 
Zoning:   M1 (light manufacturing) 
 
Application Date 
 
The application for this request was considered complete on July 15, 2016.  State law requires 
that the city decide on these applications within 60 days.  The deadline for city action on this 
proposal is September 13, 2016. 
 
 
Attachments 
 
1. Overview Map 
2. Land Use Map 
3. Zoning Map 
4. Applicant’s Letter  
5. Site Plan 
6. Landscape Plan 
7. Building Elevations 
8. Engineer’s Report dated March 15, 2016 
9. Plans date-stamped March 7, 2016 (separate attachment) 
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Engineering Plan Review 
 
PROJECT:   Koob Moo Spiritual Center – Gervais Avenue  
PROJECT NO:  16-16 
 
COMMENTS BY:  Jon Jarosch, P.E. – Staff Engineer  
 
DATE:   7-14-2016 
 
PLAN SET:  Civil Plans dated 7-6-2016 
            
The applicant is proposing to construct a funeral home on a vacant lot north of Gervais Avenue, 
northwest of the intersection of English Street and Highway 36.The applicant is requesting a 
review of the current design. 
 
As the amount of disturbance on this site is greater than 0.5 acre and the project will create 
more than 5,000 square feet of new impervious surface, the applicant is required to meet the 
City’s stormwater quality requirements.  
 
This review does not constitute a final review of the plans, as the applicant will need to submit 
construction documents for final review. The following are engineering review comments on the 
design and act as conditions prior to issuing permits. 

Drainage and Stormwater Management 
 
1) The proposed storm sewer connection into the existing manhole along Gervais Avenue 

shall be made by core-drilling the existing manhole. 
 

2) A stormwater maintenance agreement shall be prepared and signed by the owner for the 
ongoing maintenance of the proposed storm sewer system and pond. 
 

3) The applicant is proposing to control runoff rates via the use of a pond proposed near 
the southeast corner of the property. The applicant shall also meet the City’s volume 
reduction requirements, infiltrating 1.1-inches of runoff over the impervious surfaces on 
the proposed site. 
 

4) The proposed pond shall contain a 10-foot wide flat safety bench 1-foot below the 
normal water level of the pond, as described in the City’s stormwater standards. 
 

5) The applicant shall provide stormwater calculations and a narrative depicting how the 
City’s stormwater management standards are being met prior to the issuance of a 
grading permit. 
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6) This project shall be reviewed by the Ramsey-Washington Metropolitan Watershed 
District. A permit from the Watershed District shall be obtained prior to the City issuing a 
grading permit for this project. 

 
Grading and Erosion Control 

 
7) Inlet protection devices shall be installed on all existing and proposed onsite storm 

sewer until all exposed soils onsite are stabilized.  
 

8) Adjacent streets and parking areas shall be swept as needed to keep the pavement 
clear of sediment and construction debris. 
 

9) All pedestrian facilities shall be ADA compliant.  
 

10) A copy of the project SWPPP and NDPES Permit shall be submitted prior to the 
issuance of a grading permit.  
 

11) The total grading volume (cut/fill) shall be noted on the plans. 
 

12) Please turn off the existing contours on the plans depicting proposed conditions for 
clarity. 
 

13) The proposed pond shall be protected from siltation throughout construction. Any 
accumulated sediment shall be removed once onsite soils are stabilized to ensure 
design capacity of the pond is attained. 
 

Sanitary Sewer and Water Service 
 

14) The applicant shall be responsible for paying any SAC, WAC, or PAC charges related to 
the improvements proposed with this project. 
 

15) Modifications to the water system shall be reviewed by Saint Paul regional Water 
Services.  
 

16) An existing sanitary sewer line is stubbed in near the southeast corner of the property. 
The sewer service shall be tied in at this location to avoid an intrusion into the newly 
constructed Gervais Avenue. 

Other 
 

17) All work within the Gervais Avenue right-of-way will require a right-of-way permit. 
Disturbed right-of-way areas shall be restored per the City’s right-of-way ordinance. The 
applicant should take special note that any intrusion into the street pavement along 
Gervais Avenue will require a full street width replacement of the pavement from control 
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joint to control joint, per the City’s right-of-way ordinance. Special care should be taken 
in designing and constructing the new drive entrance. The applicant is encouraged to 
consider such options as having the back of curb cut and removed in the drive entrance 
area to minimize the potential for street pavement damage. 
 

18) The applicant shall satisfy the requirements of all other permitting agencies. Please 
provide copies of other required permits and approvals. 

 
Public Works Permits 
 
The following permits are required by the Public Works Department for this project. The 
applicant should verify the need for other City permits with the Building Department. 

 
19) Grading and erosion control permit 

 
20) Sanitary Sewer Permit 

 
21) Storm Sewer Connection Permit 

 
22) Right-of-way permit for work on Gervais Avenue 

 
- END COMMENTS - 
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